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Zoning Code Components
• 10.08 Definitions
• 10.10 District Use Chart
• 10.46 Development Standards Charts
• 10.47 Residential Use Standards (new)
• 10.48 General Development Regulations
• 10.62 Landscaping and Screening
• Misc. Title 10 Code Changes
• 10.11-40 (Districts/Standards)
• Universal changes

Residential Design Guidelines

August 16 Draft - Products
• Edits per July input
• Vetting/internal 

consistency edits
• Design guidelines 

integration/ 
consistency

• Edits per July input
• Vetting/internal 

consistency edits
• Code integration/ 

consistency



PE
RM

IT
TE

D 
U

SE
S

Per public input and discussion at the last 
PC meeting – and since market 
conditions have, and are likely to 
continue to limit the development of 
very much single family development, 
the project team recommends simply 
making single family a permitted use 
without the footnote
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To match policies in the 
Comp Plan for the 
Sunnyside Area



RH Zone building heights in Sunnyslope

OK

OK

NO

RH Zone 
in brown
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Task Force has some 
discussion on density –
particularly in the RM 
and RH – we feel these 
numbers are 
appropriategiven the 
existing/desired 
context and height 
limits



http://mrsc.org/Ho
me/Stay-
Informed/MRSC-
Insight/April-
2017/Visualizing-
Compatible-
Density.aspx

Thus, some clarification 
on what density looks 
like…..



Mixed-housing types, Issaquah Highlands: 
9.3 du/ac (gross)



LionsGate Townhomes, Redmond: 
34 du/ac (net)



25

2
5

21

23

Everett examples: 
21-25 du/ac



Everett examples: 
29 du/ac
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Everett examples: 
45-64 du/ac
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Everett examples: 
85-156 du/ac
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Everett examples: 
Over 160 du/ac



Question – can you do multiple 
single family dwellings on one lot?

Existing draft needed some clarification on this…………..



Question – can you do multiple 
single family dwellings on one lot?

Suggested edits……

10.47.040 Single family dwellings (NEW).
(f) Multiple single family dwellings on one lot. Multiple single family dwellings may 

be placed on one lot provided the dwellings are located and designed in a 
manner so that the lot could be subdivided in the future and meet applicable lot 
dimensions, setbacks, and lot coverage standards applicable to the zoning district 
and other applicable standards in this section.



Question – can you do multiple 
single family dwellings on one lot?



Sloping site example: 
Mission Street

We updated height 
measurement 
alternatives and 
presented to PC but 
didn’t get into 
discussion.  We invite AC 
comments / preferences 
on these options





Stepback example

Task Force liked this 
option – but wanted 
more details……………… 
……………see next page



Stepback
example

50’

So – if the height limit is 50’ – then the 
downhill building façade/elevation may 
only go up to 50’ in this alternative  
(whereas they could otherwise go up to 60’ 
or higher).  To get to the maximum building 
height – they would just need to integrate a 
10’ stepback to get to their maximum….

Downhill 
building 
façade/ 
elevation

Let’s say it’s 50’ for 
example purposes

50’





Example of where/why 
b.alt 2 was produced…..

5-story limit – but this 
façade is taller than all other 
buildings due to sloping site 
and height measurement

This is a case study in Mercer Island 
that Bob noted – the downhill side of 
building on the left/below is one-
story taller than all other downtown 
buildings – due to the way height 
was measured – ultimately the city 
adopted the  “b.alt 2” concept to 
measure height on sloping lots to 
avoid this scenario in the future



Under alternative 1 –
they would just need to 
stepback the top floor 
by ten feet – to reduce 
the apparent bulk

Example 
upper 
level 
stepback



30’Downhill building 
façade/ elevation 
shall not exceed 
the 30’ height limit

30’

RL Zone

30’

Notice that the downhill building 
elevation exceeds the 30’ max by a 
few feet, thus in this design, the 
building would need some form of 
a stepback – so the downhill 
building elevation meets the max 
30’ height

30’

Height measured to 
the mid point of 
pitched roofs

Height measured to 
the mid point of 
pitched roofs

Gabled roofline

Hipped or mansard roofline



RL Zone

30’
Updated design 
meets the max 
30’ height

30’

Height measured to 
the mid point of 
pitched roofs

Hipped or mansard roofline



RL Zone

30’
30’

Height measured to 
the highest point of 
a flat roof

Flat roofline

Notice that the downhill building 
elevation exceeds the 30’ max by 
several feet, thus in this design, the 
building would need some form of 
a stepback – so the downhill 
building elevation meets the max 
30’ height



RL Zone

30’
Updated design 
meets the max 
30’ height

30’

Height measured to 
the highest point of 
a flat roof

Flat roofline



RL Zone

30’

Assuming this building is 30’ tall at the 
midpoint here, as long as the 
elevation on the downslope is no 
greater than 30’ – then it meets this 
standard (it looks like it would be 
close – the roofline design helps)

30’



Height Transitions between 
higher and lower height zones 
(existing draft provisions) 



Alternative Approach for consideration……

From 
Mountlake 
Town Center 
draft 
regulations



Design 
Guidelines 
Proposal



DESIGN GUIDELINES
Augment Zoning Code provisions

Apply to all residential and mixed-use development 
except:
• Single family residence on a standard lot unless the 

guideline requirement is referenced in the zoning code.  
• Accessory Dwelling units (ADUs) and Detached Accessory 

Dwelling Units. (DADUs) 



DESIGN GUIDELINES, cont.
Organized according to design process
1. First the big elements – site planning

2. Second, the site details and landscape elements

3. Third: building design 



In the 
Introduction, 
“informational” 
sheets on each 
applicable 
housing types….



Design Guidelines
SITE PLANNING:







Design Guidelines
SITE DESIGN ELEMENTS



Design Guidelines
SITE DESIGN:  LIGHTING 

Lighting levels in foot-candles on the 
ground

Condition Minimum Maximum Preferred

Low or non-pedestrian and 
vehicular traffic areas, private 
parking lots, secure storage areas, 
etc.

.5 1.5 .5

Moderate pedestrian areas and 
building entries, most walkways, 
some pedestrian oriented open 
spaces, etc.

1 4 2

High pedestrian areas such as 
building entries and areas where 
personal security is a concern

2 4 3

Public parking lots .5 1.5 .5



Design Guidelines
SITE DESIGN: FENCES

A good example to 
maintain visibility 

Unfriendly 
and unsafe

Chain link in front yard lowers value

Good fences 
make good 
neighborhoods!



Design Guidelines
SITE DESIGN: WALLS



Design Guidelines
BUILDING DESIGN



Design Guidelines
BUILDING DESIGN:  NEIGHBORHOOD CHARACTER 

Encourage 
architectural 
elements that 
reinforce the local 
neighborhood’s 
character.  

What is happening in Seattle:  Big boxy houses 
replacing smaller houses.  

Seattle Times 
March 28, 2019



Design Guidelines
BUILDING DESIGN:  NEIGHBORHOOD CHARACTER 



Add Waterfront 
as a character 
area!

6



Design Guidelines
PEDESTRIAN ORIENTED FACADES

For mixed use only



Design Guidelines
BUILDING DESIGN: ENTRANCES



Design Guidelines
BUILDING DESIGN:  WINDOWS

Measures add quality through window design



Design Guidelines
REQUIREMENTS FOR SOME MATERIALS





Greater flexibility with 
cement panels (hardi-panels) 
in core and residential areas
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